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Foreword

Ae a pubttc cenllce to aB818t local houelng sctlvitles through
clearer understandlng of local houeing market condltlons, ffIA
lnitlaEed publlcatlon of lte comprehenetve houelng market analyses
early ln 1965. Whlle each report la dealgned speclflcally for
FllA uae ln adminleterlng ltt Bortgage lneurance oPeratlons' lt
le expected that the factual lnfornatlon and the flndlngs and
concluslone of Ehese reports wl1l be generally useful also to
bulldere, Eortgageee, and othere concerned wlth local housing
problena and to othere having cn lnterest ln local economic con-
dttlonc end trende.

Slnce oerkeE analysls tc not en ersct aclence, the Judgmental
factor 1r tnportent ln the developent of ftndlnge and concluslons.
There wlll be differencee of oplnlonr of courser ln the lnter-
pretetlon of avallable factual lnformatlon ln determinlng the
absorptlve capaclty of the narket and the requlrements for maln-
tenance of a reaaonable belance 1n denand-supply relattonshlps.

The factual'franework for each analyele ts developed as thoroughl.y
as poaelble on the basls of tnforrnatlon avallabte from both local
and netlonal lourcee. Unlera epcctflcally lCentlfled by source
reference, aII estlmates and Judgrnente tn the analyels are those
of the authorlng analyst and the FIIA Market Analysls and Research
Sectlon.
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ANALYSIS OF THE

LAKE TAHOE CAL.I FORNIA- NEVADA HOUSING MARKET

AS oF APRrL l, t966

Summary and Conclusions

The economy of Ehe Lake Tahoe Housing Market Area (HMA) is supported
mainly by the gaming industry (gambling), tourism, and the relared
support indusEries of trade and services (hotels, motelsr rest.au-
rants, and others). The consLruction of several ski lifts and
related faciiities throughout the area has partially balanced the
summer tourist influx with winter season skiers. In the Carson
City, Nevada portion of the HMA, commercial centers and governmental
agencies provide most of the employment.

Total nonagricultural employment averaged about 16r600 resident work-
ers in 1965, an increase of 71725 (87 percent) over the employment
levels reporEed by the l96O Census. Total nonagricultural employ-
ment in Ehe HMA is expected to increase by an average of about 3rOOO
year-round jobs (1,5OO annually) during the April 1966-ApriI 1968
period. The main contributors to the expected increase will be the
services, trade, government, and construction industries, the groups
which supplied most of the growth during the past several years.

The current median annual income of all families in the Lake Tahoe
FMA, after Ehe deduction of Federal income taxes, is abouL $9rO75,
and the median income of all tenant families is $7r7OO. By 1968,
the median after-tax income of all families is expected to rise to
$9r575; the tenant family median income is expected to approximate
$81125. Median incomes in Ehe three submarket areas are presented
on page 10, and distributions by annual income classes are presented
in Eable lI.

The estimated current year-round population of the HMA' 45,10O per-
sons, represents an increase of about 2lr8OO since April 196O, an
annual growth rate of slightly over l1 percent; the 195O to L96O
increase was l4r55O, an annual growth raLe of nearly 1O percent.
By April l, 1968, the population is expected to total 52r2OO Persons,
an increase of 7r1OO, or 3r55O a year. Population trends in the
three submarket areas are discussed separately on pages ll and 12.

Households in the HMA currently toEal 14r75O, an average annual gain
of about lr2OO since 196O; between 195O and 1960, the increase
averaged 48O a year. Household growth during the next two years is
expected to approximate 1,2OO annually. Household trends in the
three submarket areas are discussed separately on pages 13 and 14.

The current housing inventory of 22r750 units in the HMA represents
a net addition of over 1r45O units a year since 1960, compared wiEh
a l95O to l95O annual gain of about 57O units. New residential con-
struction activity, as measured by building permits issued, totaled
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over 9rooo housing units, or an average of lr5oo a year between 196o
and 1965. Volume has been increasing since 1953 and totaled 2r2g5
units in 1965 (see table VI for construction in the three submarket
areas by type of structure).

There are currently 650 nonseasonal, nondilapidated, availabte vacant.
housing units in the Lake Tahoe HMA of which 25o are available for
sale, a homeowner vacancy rate of 2.5 percenL, up from the 1.9 per-
cent revel reported by the 1960 census. current rent.al vacancies
total 4oo, a rental vacancy rate of 6.8 percenE, down from the 1960
level of 7.7 percent reported by the census. rn addition, Ehere are
7r35O vacant units which are either dilapidated or are not available
for sale or rent for year-round occupancy. Vacancies in the three
submarket areas are discussed separately on page 2O.

The number of additional housing units needed to meet the require-
ments of anticipated household increases and result in establishing
a balanced demand-supply relationship in the market. is estimated to
be lrooo housing units annually. Total demand consists of 775 sales
units and 225 rental units yearly. This demand does not include
public low-rent housing, rent-supplement accommodations, or housing
inEended for seasonal use. Annual quantitative demand ln each of
the three submarket areas is presented on page 26.

Total demand for 775 sales houses a year is distributed by price
classes.and by submarket areas in the table on page 26. Annual
demand for 225 rental units is distributed by gross monthly rent
levels and by unit. sizes for Ehe submarket areas in t.he table on
page 28.

The large element of seasonal occupancy ln t.he area should be given
particular attenEion in the consideration of proposed rentaL pro-
jects. Preference should be given t,o smalt projects on sit,es that
are particularly appealing t,o year-round occupants of the area.

6



ANALYSIS OF THE
LAKE TAHOE. CALIFORNIA-NEVADA. HOUSING MARKET

AS OF APRIL 1. 1966

Housinq Market Area

For the purposes of this analysis, the Lake Tahoe Housing MarkeE Area
(fMA) consists of the following counties and parts of counties in the
States'of Californla and Nevada:

California: 1. Part of El Dorado Countv
@ Census county Division)

2. Part of Placer County
(The Lake Tahoe Census County Division)

Nevada: 1. Part of Washoe Countv
@ining the unincorporated
places of Incline Village and Crystal Bay)

2. A11 of Douplas Countv
3. A11 of Ormsbv Countv

This area had a 1960 population of about 23r3OO persons.-ll Th" map on
page 3 presents a rough approximation of the HMA. The areas of greatest
employment, population, and residential growth, however, are those
lmmediately adjacent to the Lake and Eo Carson City in Ormsby County
(the capital of Nevada) which is about 15 miles to the east of the Lake.
A large proportion of the land area in the tMA is either Federally- or
State-owned (national forests, state parks, and designated trwilderness
areasrr). One of the most important factors limiting development in
the HMA is its rugged terrain.

According to the preliminary Lake Tahoe regional p1an, which was pre-
pared in 1962 with the aid of a Federal planning grant from the Urban
Renewal Administration of the Department of Housing and Urban DeveLopment,
slightly over 43 percent of the land area in the Lake Tahoe basin area
has slopes ranging between 11 and 25 percent grade; nearly 34 percent of
the land area has grades above 25 percent. The plan further indicated
that most of the existing development in the HMA has taken pLace aLmost
entirety on the slopes with 1O percent or less grade.

The main feature of the HMA is, of course, Lake Tahoe. The Lake is
some 22 miles long and L2 miles wide and is. at an elevation of about
61225 feet above sea level. The Lake is one of the largest alpine lakes
in the worLd and is noted for its changing coloration and purity. As
discussed above, the terrain surrounding the lake is quite rugged. The

f/ Inasmuch as the rural farm population in the HMA constituted less
than three percent of the total population in 196O, all demographic
and housing data used in this analysis refer Eo the total of farm
and nonfarm data.
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mountains rise rather sharply on the eastern (Nevada) slde of the laket
leavlng little land avallable for urban development. On the western
and northwestern (California) side, the mountains rlse somewhat more
gently and there are several small narrow valleys three to five miles
in length which are suitable for development; most development has been
for seasonal accommodaEion. Most of the urban development around
the lake has taken place ln the south shore area, including the unlncor-
porated area stretching south from Stateline, California'Nevada, to
Meyers, Callfornia.

The most populated areas of the HMA, at the southern end of the Iake,
are about 11O mlles east of Sacramento, about 21O mlles east of San
Franciscol and approximately 460 mlles northeast of Los Angeles. Reno
ls 6O mlles to the northeast and Las Vegas is 460 miles to the southeast.

The present hlghway system around the lake is inadequate for the large
seasonal lnfluxes of populatlon. It 1s reported that State Routes 28
and 89 and U.S. Route 5O become overburdened during the summer months.
Also, one sectlon of State Route 89 is cLosed during a large portion
of the wlnter s€8son. Much of the road system around the lake consists
of narrow, windlng hlghways, a reflectlon of the rugged terraln. The
hlghway system ln the remal.nder of the HMA (Douglas and Ormsby Counties)
appears to be adequate; U.S. Route 395 provides an excellent n'orth.south
route. Alr transportatlon is avatlable at the Lake Tahoe Airport with
scheduled servlce provlded by Paclflc Air Lines, Callfornla-Time Alr
Llnes, and Sierra Paciflc Alrllnes. Other scheduled servlce is avaiLable
at the Reno Alrport.

Because of the slze and skewed growth Pattern of the Lake Tahoe HMA,

and in order to provide information of maximum usefulness, the area
has been divided into three submarkeEs for presentation of demographic '
housing, and demand data. These submarkets are: (1) the North Shore'
which conslsts of the area from the Placer County line in California,
including Tahoe Clty and Squaw Valley, around the north shore of the
Lake to ihe Ormsby County line in Nevada, including Incline Village,
Nevada Q) the South Shore, which includes the area from the 0rmsby
County line on the norEh, through Glenbrook, Nevada, around the sout,h

shore of the Lake to Meyers, California, and the EI Dorado County line;
and (3) the Carson CiEy Area, which includes all of Ormsby County'
Nevada, and that portion of Douglas County, Nevada, which lies east
of the mountains and whlch includes the towns of Minden and Gardnerville.
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Economv of the Area

Historv Character

Lake Tahoe was first sighted and reported by Captain John Fremont in
1844. Early industries included fishing, lumbering, and agriculEure.
The Last two industries resulted from the boomlng demands of
Virginia City, the home of the famous rrComstock Lode tt. Tourism began
early in this region, sometLme in the 1850's. With thelinflux of
tourists, hotels were built (along wlth casinos in Nevada and California),
and the trade and service' industries became well-entrenched in the
economy. Carson City, 15 miles to the east, was incorporaEed in 1875.
Early industries supporting Carson City included precious metals
mining, agriculture, and ranching. A mainstay of its economy, however,
was government; Carson was established as the State Capital even
before it qras incorporated.

Today, the economy of the Lake Tahoe area consists mainly of the gaming
lnduatry (gambling), tourism, and the related support industries of trade
and servlces (hotels, motels, restaurants, and others). Ttre construction
of several skl lifts and related facilities throughout the area has
partlally balanced the summer tourist lnflux with winter season skiers.
A large proportion of total employment and payrolls in the tlMA come'
however, primarily from the north- and south-shore casinos. In Carson
City, commercial centers and governmental agencies provide most of the
employment.

Emplorrment

1960 Census. There were about IO,OOO persons in the resident labor
force of the Lake Tahoe HMA in ApriL 1960 (excluding that part of the
HMA in Washoe County, Nevada, for which data are not available),
according to census data. Of this number, approximately 77O were
unemployed, an unemployment ratio of 7.7 percent. Nearly 360 persons
were engaged in agricultural pursuits, representing less than four
percent of the labor foice. As shown in table I, about 81870 Persons
were imployed by nonagricultural lndustries, of which 360 (four percent)
were employed in manufacturing, 5r840 (77 percent) were employed in
nonmanufacturing industries, and 1r670 (19 percent) were employed in
unspecified industries.

The industry detail shown in table I indicates that the largest single
empLoyer ln the HMA is the servlces industry, whlch employed over 21775
persons in April 1950 (over 31 percent of total nonagricultural
employment). A large proportion of the service employees in the area
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were engaged by recreaEional-type employers, t.e.r caslnos, skl areas,
and related hotel and motel establlshments. The second leadlng employer
ln 1960 was the retall trade group wlth about 11450 workers (16 percent).
A large nunber of the workers ln trade were employed by eatlng and
drinklng estabLishments, supported princlpally by those who patronlze
the recreational facllltles ln the Lake Tahoe reglon. Closely followlng
the retatl trade group was the constructlon lndustry whlch ernployed lr3OO
resldent workers (15 percent) ln Aprtl 1960. The fourth largest employer
ln the area rras government which engaged about 840 persons ln 1960 (over
nlne percent of total nonagrlcultural employment). Moet of theee
enployees worked for the State S,overnment ln Carson Clty.

The total employment presented ln table I ls a close approximatlon of
the total number of persons worklng ln the area, 1.€.e most of the
employed area resldents worked ln the HMA. Commutatlon data ln the
1950 Census indicated that slightly over 94 Percent of the employed
resldents were worklng ln the Lake Tehoe [IMA. The proportlon prob-
ably has increased somewhat slnce Ehat time.

Emolovment bv Countv. In all portlons of the HMA, the servtces lndusEry
waa the leadlng employer ln Aprll 1950. The proportlon of senrlce workers
to total nonagrlcultural employuent ranged from a low of 21 percent ln
the Lake Valley Dlvtslon of El Dorado County, Caltfornla, to a htgh of 52
percent in Ormsby County, Nevada. Ln Douglas County, Nevada, about two-
ftfths of the servlce workers were enployed by recreaElonal establlshments
at the south end of Lake Teho€1 €rgo, caslnos and the Heavenly Valley
Skl Area. In contrast, recreatlonal-type servlce employees played a
much smaller role ln the economy of Ormsby County, Nevada; most servlce
workers were engaged in prlvate household work, in other personal serv-
lces, and ln go',rutnr"nE services (state administrative offices in
Carson Clty). In the CaLtfornla portion of the HMA (parts of El Dorado
and Placer Counties), a large proportlon of servlce employees worked tn
motel and hotel establishrnente and other tourist-related facllltles, as
well as ln the caslnos aE the north and south ends of the lake in l{ashoe
and Douglas Counttes, Nevada (see table I).

Retall trade was the second leadlng employer grouP in 195O ln all parts
of the Hl'lA, except Ormsby County where government was somewhat
hlgher. Betrreen 12 and 19 percent of all nonagrtcultural workers ln
the varlous geographlcal components of the IMA were engaged ln retall
trade actlvtEles. Employment ln retal1 trade ln the area was primarlly
ln eatlng and drinklng establlshments (related to the tourlst actlvlttes
of the area) plus enployment tn the usual retall stores and shops.

Ae a result of the lncressed denand for houelng (both seasonal and
year-round occupancy typea) ln the Lake Tahoe HMA during Ehe 1950-1960
decade, the constructton lndustry galned a promlnent plaee ln the
economy of the 6re6o In 1960, constructlon employment equalled between
ntnc and seventeen percent of ell nonagrlculEural employment ln the
var{oue areas of the HMA, maktng tt the thlrd largest employer ln all
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of the HllA components except Or:nrby County. (ln Orasby County, the
constructton lnduetry ranked fourth, below the servlcea, governnent,
and retat I trade groups. )

Current Employment Bstlnateg . Current enplolment data for the Lake
Tahoe HMA are very limlted. ltre data that are avatlable and whlch
w111 be utlllzed ln thls analysle lnclude: (1) apeclal ertlnatee of
total nonagrlcultural enplo5rnent ln the Californta portlon of the area
for July 1954 whlch were nade by the Caltfornla Departnent of Enplo)rnent;
(2) data on enploylent covered by the llevada State Unenploynent Gonpen-
satlon Law for Douglas and Ormeby Countleg for the 1958-1965 perlodl and,
(3) enplolment esttlnnt,ea froo the Technlcal Supplement of the Lake Tahoe
l98O Regtonal Plan.

The special estimates for the California portion of the HMA indicated
thaE total nonagricultural employment in JuIy 1964 equalled abouE 7r7OO
workers, including approximately lr2oo employees in the placer county
Portion and about 6'5OO workers in the El Dorado portion. (The estimates
for EI Dorado County have been reduced from the 12rO5O shown in the table
below because employment data for a portion of Douglas county, Nevada,
were included.) Local employment sources indicated that employment has
increased moderately in the area since July 1964. 0n the basis of local
opinion and a comparison of July 1953 and JuIy 1964 employment data which
are available for El Dorado County only, it is judged t.hat total nonagri-
cultural employment in the California portion of the FIMA averaged about
8,ooo employees in 1965, an increase of 3,45o (76 percent) over the 196o
Census level.

Enployuent brfi Indurtry
Callfornta Portlon of the Lake Tahoe HHA- Julv 1954

Induetrv

TotaI enployed

El Dorado County, Cal.
& Douglae County, Nev.9/

12,O50

100
o

1,175
175

L,775
350

g,o5o
425

Placer
County

1. 175

TotaI

13,225

100
25

1,350
200

2,O25
375

8,7OO
450

l{anufacturlng
Hinlng & agrlc. aervlcea
Conctructlon
Trana., com., & utll.
Iiholegale & r6ta11 trade
Fln., 1n8., & real ettate
Servlceg
Government

al Includee the area of Douglas County, llevada,
frou Stateline, tlevada, Includtng Ktngeburg,
Cove, and Glenbrook.

o
25

175
25

250
25

650
25

ertendlng l2 ntler
Round Hll1, Zephyr

Source: Caltfornla Departrent of Erployrcnt.
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ftre leadlng eoployer ln the Callfornla portlon ln 1965 ra. thG eervlcct
lndustry, followed by the trade and construction industrles. In Placer
County, uany of the workerB are elployed at the north-ehore caElnoi,
notela, re3taursnt8, and rolated factlttter tn l{arhoc County, llevada.
lhere are, aleo, a nunber employed at the Squaw Valley Ski Afea. A

large proportlon of the workerl ltvlng tn El Dorado County are engaged
bry rlullar routh-rhore tourlrt-ortented crtabltrtrnentt tn Douglae
County, travada.

Ttre elployacnt data for thc Xevadr portloo, prerentcd ln the folloutng
table, ahow that covcrcd cnployront har lncrcalcd contlnually ln
Douglar and Onrby Countlcr llnco 1958. In Dougles County, annual
ar"iag" covered employment almost tripled between 1958 and 1965,
lncreatlng fron about L,77, to 5,275, a galn of 3,500 1197 percent).
Huch of thtr lncreue reflcctr thc e:pended labor nccdr of the
recreattonal and relatcd faclltttcr tn thc Lake area, 1.G., the carlnor,
restaurantr, hotel and uotel factlltlet, and the Eeavenly Valley Skt
Area. Over 46 percent of the olght-ycar tncrelle occurr€d during the
patt trro yearr, reflectlng ln part the conrtructlon and oponlng of a
large rerort hotel/carlno cmplex, thc Slarre Tahoc, at Statcltne.
Covered cnplolnent tn Onsby County has more than doubled since
1958r' lncrealtng by 1 1375 (147 perccnt) fro about 93O rorkcr. ln 1958 

-

to 2r3OO ln 1965. Grovth tn thlr arsa roflGct., nalnly, lncrearcd
State govarnr6nt enplolnant, at urll cr crpanrlon of thc tradc and
rervleei lndurtrls..

t e,l
ler

Year

1958
1959
1960
1961
1952
r963
1964
1965

Ilouglaa
County

1,78O
2, 395
2r633
2,99O
3,22O
3r 66
4 r14g
5 r27L

Onrby
.Countv

931
1r118
1., 141
1 ,259
t ,4lt
L,572
I ,906
2r295

802
26L
475
389
674
643

1,611

Chanrc tn total
Tgtal lurbor Porcent

2
3
3
4
4
5
5
7

6
1
6
2
5
I
I

29
7

l2
9

14
t2.
27.

711
513
774
249
638
312
955
s65

t

t

,
t

gl Includcr only cnplo)Eent covrred by laveda State UnorploSnent
Coupcntatton Lay.

Source: Ievada Enployrent Sccurl.ty Dcpartrcnt.
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Using 195O Ceneua employnent data ag a base' it ls Judged that toEal
nonagrlcultural euployaent ln the llevade Portlon averaged about 8r5OO
durlng 1955. the 1955 average rePresente a lOO Percent lncreage ln
the tso l{evada Countles slnce 1950 when about 4'3OO Persons (1960

Ceneul data) were employed.

Ttre comblnatlon of the enployuent e6tlr0atee for the Callfornia and
llevada portlone of the HHA lndicatea that total nonagrtcuttural employ-
ment ln the area averaged about 15r5OO resldent workera ln 1965. A

comparlcon of the 1965 estfunate with the 1950 Cengus data (whtch are
not entlrely comparable) suggest that total nonagricultural employnent
ln the Lake Tahoe HHA has lncreaeed by 7,725 (87 percent) durlng the
1960-1955 pertod. Ttre precedlng dtscusslon6 also lndlcate that much

of the lncreaee resulted rnalnly fron expanded recreatlonal facilttlee.

Seaeonal EnploFent. It hae been emphaeized ln thte analyele that the
econouy of the Lake Tahoe HllA is dependent heavily on recreational
facillties lncluding national forests for hunting, flehtng, and canplng'
the Lake for swimming, boating, and fishing, the ski areas, and the
gaming establishments. Legalized gambling has been the main tourist
atEractlon during the part yeara, but the additlon to the caslnos of
reaort hotels rith professlonal blg-narne entertainrent also hae been
helping to draw tourlgts

In Dougl,as County, llevada, the ceasonallty of enploynent ls well-evldenced.
In grnsby County, however, seasonal employment ls not ae slgnlflcant. Ttre

maln reason for this ls that the portlon of.O:msby County around the Lake
has not been developed to any great extent, whereas ln Douglaa CounEy the
La.ke area has well-developed recreatlonal faclllties.

Covered nonthly employnenE data for the 1958-1955 pertod show that
enploynent peake ln Douglas County in Ehe July-septeuber perlod (reflectlng
thl large lnflux of sunmer tourlst.) and then gradually taPers down durlng
the foliowlng nonths Eo th€ low shlch ueually occurs ln the January-Harch
perlod. In Or:rnsby County, the enployaent cycle follows the same pattern,
but ls not as pronounced.

Data on uonthly enplolrment for the Californla portlon of the HMA are
not avallable; however, local Bources lndlcate that seaeonal emplo),Eent
te etgnlflcant ln both countiea. In Placer County, there ls a large
p.opoitlon of seasonal erploynent becauee nost of the north-shore
taainoa ln lJaehoe County, ilevada (the naJor eruployers) cloee durlng
the wlnter nonthg. In El Dorado County seasonal euployment followe
the pattern of Douglas CounEy, lleveda, because oany of the realdente
of El Dorado County work ln Douglas Ccunty.
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Ttre Garnlng Induetry. Legallzed ganbllng ln Hevada has been the uain
contrlbutor to the growth of the Lake Tahoe HHA, partlcularly tn Douglaa
County, llevada and El Dorado County, Caltfornla. IE has contributad by
belng the uaJor source of revenue and enploynent ln the area and by
cauelng the growth of anclllary lnduetrles such as hotels, notels,
restauranta, and ehopptng areas. Ttrte lndustry haa grorm rapldly ln
the patt eeveral years at the Lake, both ln the nunber of eetabltsh-
ments and ln the nunber of patrons.

It has been noted that a new caelno/hotel was opened ln Statellne ln
1955 and another one w111 open soon in Inclloe Vlllage on the north shore.
AIso, another casino le belng planned ln Statellne and an exlat{ng
caslno haa plana underway for conatructlng a large hotel. Ho actual
counts of the number of patrona have been undertaken, but uelng gross
garning recelpts as an lndlcator, lt appeare that patronage hae tncreased
eubatantlal.ly. BeEween 1957 end 1955, gross gantng revenue in Douglae
County, llevada lncreased by nearly 354 percent froa.$1O.4 nllllon to
$47.4 nllllon, according to the llevada State Ganlng Comlacton. ltreee
totale are almoet entlrely reflectlve of the caelnos at Statellne. In
Oraaby County, llevada gross revenue lncreaced frorn $1.5 ntlllon ln
1957 to 93.08 nllllon tn 1965, a gatn of about 105 percent. Although
data for the north-shore caslnos are not readlly avatlable, they undoubted-
ly have ghorn aignlflcant galns alao.

Future Emplo]tuent ProSpecta

On the bagle of past trende of covered enplolment data, eetlnatea by
the Callfornta Departnent of Eaplo)Ecnt, 1950 Cenlue data, and on
lnfor:ratlon fron local sources on future expanalon, nonagrtcuttural
euploynent tn the Lake Tahoe HllA le expected to lncreaae by an average
of aboug,3,OOO Jobe (1,5@ annually) during the Aprll 1955-Aprtl 1968
perlod.l/The proJected lncrealg lc at about the aare level as the
estlnated average enplolment change between 196O and 1965 of nearly
lr550 Jobr a year. lhe rnaln contrlbutort to the erpected lncreale
wl11 be the aervlce, trade, governuent, and conttructlon tnduetrtes,
the aame groups whlch eupplled noat of the growth durlng the paat eeveral
year8.

ll Enploynent lncreasea, although preniaed upon annual averagos tncludlng
both resldent and nonregident elployn€nt, relcta to lncreaser ln
reeldent enployaent. Searonal peakc nould be above the annual
averoges and would lnclude leaaonal ln-ntgrantr.
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Ttre projected enploynent increase ls based on the knowledge that
addltlonal caelnos, hoEels, motels, slci areas, and shopping areas
wllt be bullt and opened during the forecast perlod. It 18 baaed
also on several premlaes: (1) that the Lake Tahoe area will contlnue
to be one of the maln tourlst areas in thls part of the llatlon; Q)
that the lncreaslng population in the large urban centers of California
wlll lncreasingly utillze the recreational facllities of the HllA; (3)
that gambllng will remaln legal in the State of Nevada; (4) Ehat increased
populatlon growth in the area wl11 create addttlonal local and 'State
government enployment; and (5) that lncreased construcElon activity will
eause employnent in this industry to increase.

Income

The estimated current. median income of all families in the Lake Tahoe
tlMA, after the deduction of Federal income taxes, is about $91075, and
the median income cf all tenant families is $7,70O. Approximately 41

percent of all families in the area have an after-tax income in excess
of $10,OOO a year, while 11 percent earn Yearly incomes of $4,OOO or
less. Of the Eenant familiesr 23 percent have an annual income of
$IOTOOO or more and 15 percent earn $4,OOO or less. By 1968, the median
annual after-tax income of all familles in the area is expected to rise
to $9,575, while the tenant family median income is expecEed to approxi-
mate $81125. Median incomes in the three major sectors of the HMA are
shown in the following table.1/

Averaee Annual Median Incomes of A1l Families
After Deduction of Federal Income Tax

Lake Tahoe HMA 1955 anrt 1968

re66 1 968

Area

North Shore
South Shore
Carson City Are&

HMA total

AIl
farniLies

$9,125
9 .300gJE
9,075

Tenant
families

$7 ,750
7 .900
7 . /+OO

7 ,70O

A1I
farnilies

$9,650
9.825
9-" 200
9,575

Tenant
fami 1 ie s

$8,2OO
8.350
7 ^825
9,L25

Source: Estimated by Housing Market Analyst.

See table I1 for distributions of families by income classes for each
of the submarket areas.

t/
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Demosraphlc Factors

Pooulatlon

The estimated total permanent
population (excluding all seasonal persons) ln the Lake Tahbe HMA
is approximately 45r1OO persons as of April 1, L966, an increase of
about 21r8OO since April 1960, or an annual average growth rate
of slightly over 11 percent. During the 1950-1950 decade, the
populatlon in the HMA almost tripled from a level of over 81725
persons tn 195O to 231275 Ln 1950, a galn of 141550, or an annual
growth rate of nearly 10 percent. Much of the decennlal growth
occurred ln the latter part of the 195Ots, reflecting the high rate
of employment gain caused by the stafflng of several newly-constructed
casinos, ski areas, and anclllary facllities. The somewhat greater
rate of population lncrease slnce 1960, as compared to the 195O-1950
galn, ls a reflectlon of a higher rate of employment lncrease ln
the HMA, as additional casLnos and related establ{shments were bul1t
and staffed.

Populatio4 Trends
Lake Tahoe. HMA

Aori 1 . 1950-Aori1 I t966

Aver e annual c
As of iI 1

Area 1950 1960 Le66
1950- 1950 1950- 1966@e/NG;"r=;Av

9.6
20.2
5.6
9.8

North Shore portion L,472 3,g39 g,gOO
South Shore portion 1r182 8r914 19,3O0
Carson Clty portlon 5.,053 LO.527 17.OOO

HMA total 8 r7L7 23 1279 45 r 1OO

230
770
450

1 ,45O

850 13.8
Lr725 L2.g
1.075 8.0
3,550 11.O

gl Derlved through the use of a formula designed to calculate therate of change on a compound basls.

Sources: 1950 and 1960 Censuses of population.
1966 estlmated by Housing Market Analysr.
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North Shore Portlon. As shown ln the precedlng table, the populatlon
ln the north shore portlon of the tlMA totals 8r8OO persons as of April 1,
L966, an annual lncrease of 850 (14 pereent) slnce 1960. The gain in
this area during the 1950-1965 perlod represents over 23 percent of the
total lncrease ln the HMA. Between 195O and 1960, the populatlon ln the
north shore area increased by 23O persons (16 percent) a year, representing
nearly 16 percent of the total HMA decennlal gain. The significant post-
1950 lncrease ln growth in thls portlon of the HMA reflects the very
rapld build-up of the planned development of Incline Village in the
Washoe County, Nevada portlon of the north shore subErarket. Betr^reen
195O and 1960, this area showed an annual populatlon increase of only
4O persons (14 percent), compared with a gain of 4OO persons ( 27 percent)
a year since then. Ttre Placer County, California portion of this sub-
market also experienced a substantlal gain in growth during the past
slx years, increaslng by 45O persons a year (1O percent) slnce 1960,
compared wlth a decennial growth of 19O persons (nine percent) annually
(see table III).

South Shore Portton. The greater share of the population growth in
the tlMA during the entire 195O-1966 perlod was ln the south shore portion
of the area, parElcularly that part in El Dorado County, California.
During the 195O's, the populatlon in the south shore portlon of the HMA

lncreased by 77O persons (20 percent) a year, representing about 53
percent of the total growth ln the Lake Tahoe ared; since 1950' annual
growth has totaled about 11725 persons (13 percent), representing, almost
49 percent bf the total gain ln the [IMA. Thts submarket has grown
rapldly as I reault of the lncreased emploJment opportunlties at the
caslnoe and related facllltles ln the Douglas County, Nevada portlon
and because a large amount of resldentlal development has occurred in
the relatlvely level land of th'e Lake Valley reglon.

Carso.n Citv Area. The current population of the Carsoh Clty Area
submarket, estimated at 17rOOO persons, represents an lncrease of
approxlmately 1rO75 (eight percent) a year during the past slx years.
Between 195O and 1950, thls area experienced a yearlv gain of 450
persons (almost slx percent). The population growth ln this submarket
accounted for 31 percent of the total growth ln the HMA during the 195O's
and over 29 percent of the total post-195O galn. The substantlal
populatlon lncreases in this area reflect malnly the rapld grohrth of
Carson Clty.

Seasonal Populatlon. During the summer monthe from about May through
September, the populatlon ln the Lake Tahoe HMA increases significantly.
There are tq,o populatlon components which cause thts drastlc ehange, the
seasonal person who owns, rents, or ls a guest ln rtsecond homesrr ln the
area and ls a resldent for a constderabte length of tlme, and the short-
term or weekend tourist.
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Although acEual counts of such populatlon have not been undertaken in
the area, estimates from the Technical Supplement of the Lake Tahoe
1980 Regional Plan indicate EhaE seasonal residents and tourists in
the Lake Tahoe area totaled 76,5O0 in July 196O and l34r5OO in July
1965, an esEimated increase of 58,OOO Persons (76 percent). By July
1970, the estimates indicate that seasonal population in the Lake area
will total 196rOOO persons, a gain of 61r5OO (46 percent) over the 1955

level. The accuracy of these esEimates can noE be substantlated, but
Ehey have been presented Eo indicate the significanE seasonality of the
area.

The HMA, with its many fine ski areas such as Squaw Valley, Heavenly
valley, and Sugar Bowl, also is becomlng increaslngly popular wtth
sklers. Although wlnter seasonal population esEimates or counts are
not readily available, loca1 sources indlcated that such population
is becoming more signiflcanE. There are lndications that the winter
seasonal populallon ls helplng to create a more stabllized economy in
the HMA in that employment is becoming more balanced. between the summer

highs and winter lows.

Future Population Growth. On the basis of anticlpated employment gains
totallng 3rOOO jobs durlng the next two years, the total Permanent
populatlon in the Lake Tahoe HMA ls expected to lncrease by about 7rlOO
(16 percent) to an April 1958 total of 52r2OO persons. On an annual
basls, the prospective growth w111 be approxlmately 3r55O a year, just
slightly be.low the 3,650 average annual galn during the 195O-1965 perlod.
As in the past, the greatest share of the proJected populatlon increase
ts expected to occur in the south shore portion of the HMA. It is
antlcipated that the total populatlon ln thls area will be about 221600
persons by Aprtl 1, 1968, an annual galn of 11650 Persons' rePresentlng
over 45 percent of the total projected increase for the HMA. The popula-
tlon in the Carson City.area ls expected to grow by IrOOO Persons a year,
whlle the north shore portion of the HMA will have a growth of 9OO

annual ly.

Households

Current Estlmate and Past Trend. Slnce 1950, the number of households
focctrpiea housing unlts) tn the HMA has increased by about 7 r25O (97

percent) to an April 1, 1955 tota| of L4r75O households, an annual
gain of around 1r2OO. The post-196O household growth was signlficantly
abo.re the 195O-1960 galn of 4,800, or 48O a year. ll As shown ln the
followlng table, the greatest household gro$th stnce 1950 occurred, of

The lncrease ln the number of households between 1950 and 195O reflects,
ln part, the change ln census deftnttion from "dwelllng unlt, ln the
1950 Censuo to ilhouslng unttrr ln the 195O Census.

LI
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course, ln the area of most rapid population gain, the south shore
portlon of the [IMA, partlcularly tn El Dorado County, California.
The next hlghest household growth occurred in the Carson City Area,
closely followed, since 1950, by the north shore portlon (see also
table IV).

Household Trends
Lake Tahbe. HMA

Aprll 1. 195o-Apri1 1. 1955

Average annual change
As of April 1 1950- 1960

Area l95O 1960 1966 Number Rate
1960- 1966g N"rb"r Rrt"d

North Shore portion
South Shore portion
Carson City portion

llMA total

1r301 21950
3 rO5B 6 ,825
3.137 4.975
7,496 L4,75O

5t2
397

1.781
2,690

75
270
135
480

9.3
L9.4
5.7

LO.2

270
525
305

1 ,2OO

7.7
11 .3

L6.4
L3.4

gl Derived through the use of a formula deslgned to calculate
the rate of change on a compound basis.

Sources: 1950 and 1960 Censuses of Housing.
L966 estlmated by Housing Market Analyst.

Future Horis,ehold Growth. On the basls of anticlpated populatlon galns
and average household size, the number of households ln the Lake Tahoe
HMA ls expected to increase by 2r4OO (about 16 percent) to a total of
17r15O as of Aprll 1, 1968. The prospective increase represents a gain
of lr2OO households a year, the same leveI of growth as occurred during
the 1960-1955 period. Approximately 5O percent (5OO) of the projected
annual household galn 1s expected to take place in the south lhore
portlon of the HMA, whl1e the riorth shore and the Carson City areas
of the HMA are expected to share equally in the balance of the anEic-
lpated household growth (about 25 percent, or 3OO households each).

Houeehold Slze. The average size of households ln the HMA as of
Aprll 1, L966, is estimated at about 2.94 persons, the same as the 1960
average. Between 195O and 1960, average household slze decreased from
3.O2 to Just sllghtly above 2,94 persons. In the north shore portion
of the Lake Tahoe area, the averag,e housetiold slze lncreased from 2.87
persons ln 195O to 2.95 persons in 195O, and to 2.98 persons as of
Aprll 1, L966. A slmilar lncrease occurred in the Carson Clty Area,
where the household size lncreased from 3.07 persons in 195O to 3.12
persons ln 1966. In contrast, the average household slze ln the south
ehore area declined from 2.97 tn 195O to 2.80 ln 195O; the current
averag,e atze ls estlmated to be about the same as the 196O average.
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It ls judged that household size in Ehe HMA will remain at about Ehe
1966 level of 2.94 persons durlng the two-year forecast period. The
household slze ln t.he three submarket areas also is expected to remain
relatively unchanged over the next two years.
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Housing Market Factors

Hous i Supplv

The housing supply in the Lake Tahoe HMA totals abour 22r75o units as
of April 1, L965, a net addition since 196o of over 81775 units (63 per-
cent), or approximately 1r45o housing units annually. Between I95o and
1950, the inventory increased by 5r725 units (69 percent).

Type of Structure. Des pite a high level of single-family housing con-
struction since 1960, the proportion of single-family units (including
trailers) to total housing units in the HMA (excluding that portion in
washoe county, Nevada, for which data are not readily available) has
decreased from slightly over 9O percent in 1950 to nearly 83 percent as
of April 1, 1965. In conErast, the proportion of multifamily to total
unlts has more than doubled from an April 1950 ratio of six percent to
an April 1966 proportion of 13 percent, a reflecEion of the surge in
multifamily construction during the past few years in the south shore
portion of the HMA (particularly in El Dorado CounEy, California) and
in the Carson City area. The proportion of Ewo-family units was about
four percent in 196O and five percent in 1966. (For details for the
three submarkets of the HMA, see table V).

Ape and Condition of Inventorv. The housing inventory in the HMA is
relatively new. It is judged thaE about 35 percent of rhe current in-
ventory was built prior to 1950. During the 195O-1960 decade, approxi-
mately 25 percent of the present inventory $ras constructed, and 39 percent
was built since 1960. A smal1 proportion of this relatively new inventory,
about seven percent of the t.otal, ls dilapidated or lacks one or more
plumblng facillties.

Residential Bu ldine Activitv

Trend. New residential construction activity, as measured by the number
of housing units authorized by building permits, is presented in table VI
for the 1950-1955 period. As shown in the table, Ehe construction volume
in the HMA increased between l95O and 1961, declined somewhat in 1962,
and has increased since. From a level of about 98O units authorized in
1960, the volume increased by slightly over 27 percent in Ehe following
year to a total of 1r25O units, and then declined by approximately 21
percent in 1962 to a total of 99O units. Since L962, the construction
volume increased each year to a 1955 total of over 21275 units, an in-
crease of nearly 131 percent.
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Although the volume of single-family construction has increased substan-
ttally in the HMA since L962, the greatest proportionate gains were in
multifamity authorizations. Single-family units authorized by butlding
permits almost doubled during the 1962-1965 period, from about 75O

units in 1962 to approximately Lr375 in 1955. In contrast, multifamily
authorizations nearly quadrupled over the period from a tevel of about
23O units in 1962 to almost 91O units in 1965.

The south shore portlon of the HMA has accounted for over 53 percent
of the total number of housing units authorized during the past six years.
About 41800 units of the grOOO units authorized in the entire HMA were
in thls area. The EI Dorado County, California portion of the south
shore submarket accounted for sllghtly over 81 percent of all units
authorized in this submarket area. Approximately 24 percent, over
2rl50 unlts, of the total six-year construction volume was located
in the north shore area with 11225 units authorized in Placer County,
California, and 925 units in Washoe County, Nevada. The remalning 23
percent (2rO5O units) of the six-year building volumi: took place in the
Carson Clty submarket area, of whlch over 9O percent was in Carson City
(see table VI).
Durlng the 1960-1965 period, approximately 5,925 single-family houses
were authorized in the HMA, of which 51 percent (31025) were in the
south shore submarkeE area, 26 percent (11525) were in the north
shore submarket and 24 percent (1,4O0) were in the Carson City area.
The largest volume of single-family homes authorized was located in
El Dorado County, California (in the south shore submarket) where
2r4OO bullding permiEs were issued. The second largest volume was
in Ormsby County, Nevada (in the Carson City submarket) where Lr275
houses were authorized. In Placer County, Callfornia (in the north
shore submarket) 1,100 houses were authorized.

Of the total of 3,O75 mulEifamily units authorlzed in the Lake Tahoe
HMA durlng the past six years, nearly lr8OO (58 percent) were in the
south shore portion. El Dorado County, California accounted for nearly
84 percent (1r4OO) of those unlts. The north shore portion of the HMA

and the Carson City area each accounted for about 21 percent of the
total HMA volume. Of the 64O multifamily units authorized in the north
shore portion, over 8O percent (510) wene in the Washoe County, Nevada
segment. Carson City accounted for over 90 percent (540) of the 550
unlts authorlzed in that sub-market. (For additional details' see
table VI).

lThe high butlding volume in the HMA during the past six years reflects
not only the rapld growth of the area but also a significant level of
seasonal housing constructlon. A comparison of Ehe current housing
lnventory and the current total of year-round households indicates
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that there are approximately 51725 seasonal unlts in Ehe HMA at the
present tlme, compared with a 1950 estimate of 41675 seasonal
accommodations, an addition of about lrO5O seasonal units since 1960.

units under construction. on the basis of a postal vacancy survey
conducted in Carson City during May 1966 and on building permit data,
it ls estimated that about 41O housing units are in some stage of
construcEion in the HMA. Of these units, about 12O (29 percent) are
slngle-fanily structures and 29O are multifamily units. Almost 45 per-
cent (55) of the sing!,e-family units under construction are located in
ormsby county, 29 percent (35) are in Douglas county, and 21 percent
(25) are in the El Dorado County, Californla portion of the HMA.
Of the multifamily units under construction, over 41 percent (12O)
are located in El Dorado county, 24 percent (7o) are in Douglas county,
17 percent (50) in the washoe county portion of the HMA, and 14 percent
(40) are in Placer County.

Tenure of Occupancv

There are an estimated 14175o. occupied housing units in the Lake Tahoe
HMA as of April 1, L966, of whlch 9,250 (62.7 percent) are owner-occupied.
Between 195O and 1950, owner-occupancy declined slightly from 50.O percent
to 59.9 percent. The reversal of the 1950-1950 trend during the past
six years reflects the construction and occupancy of a large number
of slng1e-famtly houses. (Atthough the largest proportionate galn
ln constructlon since 1960 has been in Ehe multifamily inventory, nearly
two-thirds of the total net addition were single-family homes). The
north shore portion of the tlMA has the highest ratio of owner-occupancy
(65.3 percent), followed by the Carson City area (63.3 percent) and the
south shore portion (6L,2 percent). For additional detallr s€€ table VII.

Vacancv

Last Census. In April 1960, there were about 340 vacant, nondilapidated,
nonseasonal housing units avallable for sale or rent in the Lake Tahoe
WA, an over-all net vacancy ratio of 4.3 percent. Almost 90 of these
available vacancies were for sale, or a homeohrner vacancy ratio of 1.9
percent. The remalning 25O avallable vacancies were for rent, representing
a rental vacancy ratlo of 7.7 percent (see table VIII).

The hlghest homeowner and rental vacancy rates tn April 1950 were in the
south shore portlon of the HMA. At that tLme, there r^,as a homeowner
vacancy ratlo of 2.7 percent tn this area wlth the El Dorado County,
California segment havlng a rate of 2.8 percent and the Douglas County, .Nevada portlon havlng a L,7 percent ratlo. The rental vacancy ratio was
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12.3 percent ln the south shore region in 196O, with ratios of 11.1 per-
cent and 2O.5 percent, respectively, reporEed for El Dorado and Douglas
Counties.

In the north shore portion of the IIMA, the 1950 homeowner vacancy raEio
was 2.1 percent, wiEh respective rates of 2.O Percent and 2.9 percent
registered for Placer County, California, and lrtrashoe County, Nevada.
Rental vacancies equalled 4.6 percent. in this submarket area; a rate
of 4.1 percent was reporEed in Placer County and 6.5 percent in Washoe

County.

In the Carson City area submarket, the homeowner vacancy ratio was 1.5
percenE in 0rmsby County and less than 1.0 percent in, the Douglas County
portion, or a total area raEio'of 1.2 percenE. Rental vacancies in
these areas were 4.8 percent in 0rmsby County, 1.9 Percent. in the Douglas
County portion, and 4.1 percent for the submarket as a whole.

It should be noted that the vacancies discussed above rePresent those
units which are nonseasonal, nondilapidaEed, and are available for sale
or rent for year-round occupancy. The vacancies classified as rrother

vacantrtin table VIII include both vacant and occupied seasonal unitsrU
dllapldated units, unlts rented or sold and awaiting occupancyr and units
held off the markeE for absentee owners or for other reasons. Thus, the
rrotherrr vacancies represent uniEs Ehat are not available for year-round
occuPancy.

Postal Vacancy Survey. A posEal vacancy survey covering Carson City
nd Washoe Countles was conducted in May 1966and portions of 0rmsby a

by the Carson CiEy Post office. (tn the Lake Tahoe IIMA only the
Carson Clty area could be surveyed because no other segment of the HMA

hae clty dellvery service.) Although the survey covered areas oLher
than Careon ClEy, lt is judged that most of the reported vacancies are
in Carson Clty and its immediate environs. At the tlme of the survey,
about 25O units were reported as vacant ouE of nearly 41625 total possi-
ble deliverles, a vacancy ratlo of 5.4 percenE. 0f the toEal number of
vacancles, approximately 120 repreeented vacant residences, a vacancy
ratlo of 3.0 percent, and about 13O represented vacant aPartments, a
ratlo of 23.7 percent. In additionr 55 units were rePorted to be in
some stege of consErucEion (eee table IX).

/ Because seasonal units represent such a large proportion of the unit.s
in the rtoEher vacantrr category (84 perceng in Douglas County, Nevada
ln Aprll 1960, for example) and because there is no feasible way to
determlne the number that are vacant, it is probable fhat Ehe actual
number of vacancles in the rroEherrr category is Eubstantlally over-stated.

1
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It is imporEant to note that the post.al vacancy survey data are not
entirely comparable with the data published by the Bureau of the Census
because of differences in definition, area delineations, and methods
of enumeration. The census reports units and vacancies by t.enure,
rrrhereas the postal vacancy survey reports units and vacancies by type
of sEructure. The Post Office Department defines a rrresidenceirr as
a unit representing one stop for one delivery of mail (one mailbox).
These are principally single-family homes, but include some duplexes
and structures with additional units created by conversion. An I'apart.-
mentrr is a unit on a stop where more than one delivery of mail is possi-
ble. Postal surveys omit vacancies in limiEed areas served by post
office boxes and tend to omit units in subdivisions under construction.
Although the postal vacancy survey has obvious limitations, when used
in conjunction with other vacancy indicators the survey serves a
valuable function in the derivaEion of estimates of local market con-
ditions.

CurrenE Estimate. 0n the basis of the Carson City postal vacancy sur-
vey, on FllA surveys, on personal observation, and especially on informa-
tlon from local realt.ors and mortgagees, it is judged that there are
approximately 55O available year-round vacant housing units in the Lake
Tahoe HMA as of April ln L965, an over-all net vacancy ratio of 4.2
percent. 0f the total number of available vacancies,, about 250 are for
sale, a homeowner vacancy ratio of 2.6 percent, and 4OO are for rent,
a rental vacancy ratio of 5.8 percent (see table VIII). Virtually all
of the avallable vacancies currently on Ehe market are acceptable and
competltive from the standpoint of not being dilapidated or lacking
some or all plumblng facilities.

In the north shore segment of the HMA, the current homeowner vacancy
ratio of 2.5 percent and the rental vacancy ratio of 4.7 percent are
little changed from the 1960 ratios of 2.1 percent and 4.6 percent,
respec tive 1y .

In the south shore submarket, the homeowner vacancy ratio is 2.5 per-
cenE, an improvement over the 2.7 percent ratio reporEed by the 196O
Census; present rental vacancies equal 7.7 percent, down from the 12.3
percent. ratio recorded in April i96O. Both sales and rental vacancy
levels in Ehe El Dorado County, California portion of the south shore
submarkeE are below 195O levels. In contrast, the 4.3 percent and 11.4
Percent sales and rental vacancy levels in the Douglas County segment
of this area are substantially above the 196O levels. The very rapid
growth of the south shore area during t.he past sixEeen years suggests,
however, that the current sales vacancies in Douglas CounEy do noE
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represent a weak sales market in this area. Also, if the high vacancies
reported for some of the less desirable apartments are deleted from Ehe

current renEal vacancy total, Ehe raEio drops Lo 4.6 percent, a very
reasonable vacancy level in such a rapidly growing area.

The respective sales and rental vacancy levels of 2.9 percent and 6.6
percent in the Carson City area are significanEly above Ehe 196O levels
of 1.2 percent and 4.1 percent. Virtually all of these vacancies are
located in 0rmsby County, in and immediately around Carson Clty. Despite
the rapid growth that this submarket has exhibited since 1950, and despite
the fact that current vacancy levels in this portion of the HMA are not
significantly higher than ratios reporEed for the other two submarkets,
local market informaEion indicates thaE both sales and rental vacancies
should be lowered to bring Ehe market into a more reasonable demand-supply
relationship. There aPPears Eo be an over-suPPly of renEal units, in
particular, as renL concessions and other Eypes of inducement have been
reported for the Carson City area.

It musE be emphaslzed that the vacancies discussed in the previous
sections represent those units available for year-round occupancy in
the Lake Tahoe HMA. The total of 7 1350 I'oEher vacantrr units shown in
table VIII, are units which are seasonal, dilapidated, rented or sold
and awaiting occupancy, held off the market for absentee o!{ners' or
held for other reasons.

Sales Market

General Market Conditlons. In general, the new home markeE ln the Lake

@oughmanyofthe1oca1rea1torsindicatedthat
the market u,as slowing down somewhat as mortgage funds have become less
readily available. Most of the housing ln the area (especially around
the LaLe) is buil.t on a contract basis, although some small-scale
speculative constructlon has taken place in the north shore and the
stuth shore submarket areas, as wetl as ln the Carson Ctty area' The

small amount of tract bullding in the HMA reflects the rugged terrain
whlch limits the amount of land avallable for such construction, the
hlgh land costs, and the fact that'the Lake area ls very attractive
to the rrsecond homerr buyer who wants unique designsr, layouts, and the
llke, and is willing to pay for them. Thls second home feature of the
market ln the tMA ls the prlmary reason for the lncreaslng popularlty
and absorptlon of condomlnium houslng, partlcularly ln the north shore
sector. Local realtors and mortgAgees reported, however, that the
exietlng home resale market was somewhat slower as sellers l^rere demand-

ing htgher sales prices than warranEed. The Lake Tahoe areb ls becomlng
tncreaiingly more popular and, slnce land values are golng up, houslng
ln thls area commands increaslngly higher priees.
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The condiEion of the sales market in Ehe HMA varies, of course, by
locaEion. The north and south shore areas (including Squaw Valley)
are the strongest markets, while the weakest market is in the Carson
City area. New sales housing is reportedly being absorbed saEisfac-
torily in the north shore and south shore areas, a reflection of the
very rapid growth of these areas. The somewhat softer market in
Ormsby County, particularly in Carson City, reflects a small surplus
of newly-constructed units and high prices.

As would be expected, prices for new sales housing in the HMA are
relatively high, particularly in the areas near the Lake. Realtors
and mortgagees reported that new sales housing in the norEh shore
area (including Squaw Va1ley) is selling from as low as $25rOOO to
as high as $I5O,OOO; typical prices are in the $3O,OOO to $35,OOO
range. Condominiums in this area are being sold in the $2l,OOO to
$36,OOO price class. Lake front houses are, of course, Ehe most
highly prlced. In the south shore atea, reported prices are somewhat
lower, ranging from $2O,OOO to $3O,OOO. In Carson City, new construc-
tion has been concentrated in the $17,5OO to $2OrOOO and the $25rOOO
to $3O,OOO price ranges.

Unsold Inventorv Survev. Surveys of the unsold inventory of new houses
in the Carson Clty area only were conducted by the Reno Insuring Office in'
August 1955 and January L966. The surveys covered subdivisions in which
five or more houses were completed in the twelve months preceding the
survey dat'e.

The August 1955 survey enumerated L4O completed units, including 101
(72 percent) speculatively-bui1t houses of which 51 remained unsold
at the time of the survey, a rbtio of unsold to completed speculative
houses of 50.5 percent. Of these unsold houses, nearly 55 percent
(28) had been unsold for two to three months, 31 percent (16) for four
to six months, and 14 percent (7) for one month or less. The comparable
January 1965 survey tabuLated 204 completions including 133 speculative
units of whtch 38 were unsold, a unsold ratio of 28.6 Percent (see Eable X).
Of the 38 unsoLd units, 53 percent had been on the market for four to
six months, 45 percent for seven to twelve months, and only one house
had been unsold for less than four months.

Outlook. The rapid population and household growth in the Lake Tahoe

IIMA whlch has occurred during the Past sixteen years is expected to
continue over the forecast period. Thus, it is not unreasonable to
assume that the demand for new sales housing wiLl remain high. The
strongest market will be for homes around the Lake, while areas to
the east of the mountains in Douglas County probably will experience
a somewhat more moderate demand. The saLes market ln the Carson City
area should lmprove within the forecasE period, provid€d new construc-
tlon ls reduced somewhat.
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The demand fcr rrsecond homesrr Is expected to remain hlgh. Even though
these units are occupied during moEt of rhe year and lt ls common
pract,lce for the owners to lease or rent to oEhers, they stlll are
considered part of the seasonal lnvenEory. IE ls doubtful whether
FtlA home lnsurance programs wtll be uElllzed to any great extent in
this markeE slnce much of the constructlon is quite costly. Finally,
it ls recognized that there exlst.s a demand from among the trade and
service population for housing at the more moderate sales prices of
beEween $14'OOO and $2OrOOO, a market which has not been served ade-
quaEely ln the pasE. This type of demand probably can best be satisfied
through the use of small-scale tracL buildlng in subdlvlslons of 50 to
lOO units. The strongest market for such housing is in the souEh shore
submarket area.

Rental Market

General Market Condltlons. In general, the rental market ln the Lake
Tahoe area ls firm as evidenced by the current 6.8 percenE renEal vacancy
ratio. The market condition varles, ho$rever, by the locatlon of the units.
In Ehe north shore submarkeE area, most of the few apartments avallable
are experiencing satlsfactory year-round occupancy, alEhough some season-
allty is evldenL. In Squaw Valley, the rental market currently is tight;
rental unlts are uEiLLzed mosE of Ehe year by summer and winter seasonal
occupants.

In the south shore submarket area, the market generally ls firm, although
reports of high tenan! turnover are frequent, and 6ome reporEs of I'walk-
awayil tenants were heard. This is a highly seasonal market also, with
most rentals belng fully occupied during Ehe summer season and Ehen
experiencing vacancy ln the fall and wint,er. This market. recen!ly re-
ceived,impeEus from the hiring of lr5OO to 2rOOO employees for Ehe new
castnoY the Sierra Tahoe. Local aparEmenE managers reported that tenant
families are becoming hlghly selectlve in this area.

The weakest rental markeE, by far, in the HMA is in the Carson City sub-
market. All occupancy surveys clearly show htgh vacancy experience.
The May 1955 posEal vacency survey lndicates a raEio of 23.7 percenE'
in apartments, and the special survey of convenEionally financed projects
conducted by the FtlA ln January 1966 revealed a vacency of 30 percent.
The over-supplied condition of the Carson City rental market reflects
the surge in multlfamlly'construction which occurred in the PasE thro
years, when an average of nearly l8O unlts a year were authorized; an
annual average of only 5O units were authorized during the t96O-1963
perlod.

Ll Includee hlgh-rlae hotel accommodatlons, din!,ng and entert,ainment
facllttlee, and gamlng operatlone.
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Typical renEs for apartments ln the HMA are, of course, higher near the
lake. In Incline Village in the north shore segment, monthly renEs for
apartmenEs range from $125 for efficiencies, to $145 for one-bedroom
units, $155 Eo $160 for two-bedroom apartments, and $175 to $25O for
three-bedroom units, excluding utilities. In Squaw Valley, most rental
units are rented on a daily or weekly basis. Currently, realtors re-
port that charges range from $35 a day for one-bedroom units to $60 a
day for two-bedroom units. This Eype of renting reflects the highly
seasonal nature of the area. In Ehe oEher areas of the north shore
submarkeE, one-bedroom apartments rent for about $15O a month and two-
bedroom unit,s for $185 to $2OO monthly with no utilities.

Typically, ln the south shore submarket area, one-bedroom apartments
rent for $1OO to $125 a month, two-bedroom uniEs have monthly rents
ranging between $125 to $165, and three-bedroom apartments rent for
$185 to $20O, wiEh many of the projects covering the utility costs.

In Carson City, one- and Ewo-bedroom units typically renE for bet.ween
$1OO and $14O a month, excluding uEilities

Rental Housing Under Construction. At present, Ehere are about 29O
garden apartment.s in some stage of consEruction in the HMA. Approxi-
mately 90 of these units are locat.ed in the north shore area; 50 are
ln Incllne Village, and 4O uniEs are in the Highlands area of Placer
County above Tahoe Ciiy. AnoEher 19O unlts are located in the sout.h
shore submarkeL, of which 35 ln SLaEeline, Nevada are virEually com-
pleted, and'of which l2O are being built in El Dorado County. 0n1y
about 1O units are being constructed in the Carson City area. The
majorlty of the units under constructlon in the HMA will be available
before the end of this year.
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Demand for Housing

Quantltatlve Demand

Annual demand for additional housing for year-round occupancy in the
Lake Tahoe HMA during the two-year forecast period from April l, 1966
to April 1, 1958, is based on an expected increase of about 2r4OO
households and on the need to reduce somewhat the number of vacancies
in some localities of the market area to levels which represent better
balance in the market. Consideration also is given Eo the existing
tenure composition of households and to the number of units now under
construction in the area.

To accommodate the anticipated household increase and to al1ow for
inventory changes, approximately IrOOO additional housing units for year-
round occupancy will need to be added in each of the next two years.
This demand does not include public low-rent housing or rent-supplement
accommodatlons. Thts rate of addition is significantly below the 1955
volume of 21275 units authorized and the average of 1 1750 units authorized
in the 1963-1954 period. The considerable difference between the projected
demand and Lhe past construction reflects two factors: (1) the past buiLding
trends presented in table VI include both units for permanent year-round
occupants and units for seasonal occupants;l/ and (2) the condiEion
of the sales and rental markets in the Carson City area indicates that a
reduction in the construction volume in that portion of the HMA is necessary
to permit absorption of the current over-supply.

Current market conditions indicate that additions to the inventory to
meet anticipated demand for IrOOO units should consist of about 775 sales
houses and 225 rental units annually. The annual sales demand for 775
units is considerably below Ehe average annual Ievel of about 990 units
authorlzed during the 1960-1965 period and is substantially below the 1,30O-
unit average of the past two years. Slmilarly, the yearly projected demand
tor 225 rental units is below the average annual voLume of about 525 units
authorized in the past six years and is significantly below the average of
740 units authorized yearly during the past three years.

The estimated annual demand for IrOOO new housing units is distributed
by submarkeE area and by tenure in the following table.

Ll The demand estimate includes only housing expected to be needed by
permanent households and excludes about 3OO units expected to be in
demand by prospective secondary home buyers as well as demand for
other seasonally occupied accommodations.
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ProiecEed Annual Demand for New Hous 1ns
Bv Submarket and bv Tenure

Lake Tahoe HMA

Aprll t. L966 Aoril 1- 1968

Number of units
Sales Rental

housing housing TotalArea

North Shore portion
South Shore portlon
Carson City area

HMA total

Prtce class

200
37s
200

75
150

0

275
525
200

I rOOO

Qualitative Demand

Sales Housing. Based on currenE family after-tax income, on typical
ratios of income Eo purchase price, and on recent market experience'
the annual demand for 775 sales uniEs is expected to be distributed by
sales price in the three submarkets as shown in the following table.
It is judged that single-family houses cannot be produced in the HMA,

Eo sell effecEively for less than about $14rOOO.

775 225

Lake Tahoe HMA

April 1. 1955 to April 1. 1968

Number of units

Estimated Annual'Demand {or New Fal-eJ Housine
Bv Price Class and bv Submarket

North
Shore

South
Shore

Carson Clty
Area

TMA

total

Under
$15,oOO

17,50O
20r0OO
25, oOO

30,OOO
35,OOO

$ 15,OOO
- t7,499
- L9,999
- 24,999
- 29,999
- 34,999
and over
Total

30
25
25
40
45
25
10

200

105
95

130
15s
155

85
50

77s

20
30
50
40
40
15

5
200

55
40
55
75
70
45s

375

It should be emphaslzed that the above demand distributlons represent
only demand from prospectlve year-round homeoqrners and do not include
demand for eecond homes or seaaonal acconmodations. It should be noted,
alsor that the higher prlced homes probably w111 be constructed on a
contract basls. Tract constructlon ln these hlgher price classes probably
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I4rould meet sales resistance because purchasers of high-cost homes desire
individual designs, layouts, and amenit.ies which tract construction
generally does not provide. However, some small-scale specularive con-
struction priced in the $17r5OO to $25'OOO range probably would be
feasible in the Stateline, Nevada-Meyers, California sector of the
south shore submarket. The current homeowner vacancy ratio of 3.4 per-
cent in carson city and the high leve1 of unsold speculative houses
reported in the January 1965 unsold inventory survey indicate thaE a
cauEious policy should be followed with respect to further speculaEive
construction in this submarket.

Rental Housinq. The monthl y rentals at which the annual demand for 225
privately-owned net additions t.o the aggregate rental housing inventory
might best be absorbed are indicated for various size units and by sub-
market in the following tables. These net addit.ions may be accomplished
by either new construction or rehabilitation at the specified renEals
with or without public benefits or assistance through subsidy, tax abate-
ment' or aid in financing or land acquisition. The minimum gross rents
at which new privately-owned rental units can be produced in the HMA at
market interest rate financing are approximately $95 a month for effi-
ciencies, $115 for one-bedroom units, $135 for two-bedroom unitsr and
$155 for three-bedroom unit".1/

The annual demand for 225 additional rental units from among year-round
residents is presented in the following table by monthly gross rent and
by size of unit. Approximately 75 units of the total rental demand will
occur in the north shore portion of the HMA and I5O units will occur in
the south shore segment. Present market conditions prevailing in the
Carson City area suggest that future construct.ion in that portion of the
HMA be curtailed until such time as the current surplus of rental hous-
ing is utilized

Ll calculated on the basis of a long-term mortgage (4o years) at 5L
Percent interest and lLz percent initial annual curtaill changes in
these assumpt.ions will affect minimum rents accordingly.
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Estimated Annual Demand for Additional RentaI Housins
In the North Shore and South Shore Porti ons of the HMA

April 1. 1966 to April 1. 1958

ber of units

Unit size

Efficiency

One-bedroom
ltll

illl

Two-bedroom
ll

North
ehore

5

10
10
10

South
shore

5

40
15
10

20
150

TotaI

10

50
25
20

45
45

30
225

Monthly
Aross rente /

il
15
15

30
30

$95 or more

$11s - $124
r25 - 134
135 or more

$13s - $r4e
15O or more

$155 or moreThree - bedroom
ToEal

10
75

al Includes all utilities.

The gross rents indicated in the table above are those which typically
are pald by year-round residents; they do not represent rents that may
be paid by seasonal occupants. It should be emphasized that Ehe pre-
ceding demand est,imates include only housing intended for year-round
occupancy. .Rental housing built for year-round occupancy should be in
small projects, of excellent design, layout, and amenities, and on sites
of continuing appeal for year-round occupancy.

The preceding distrlbutions of average annual demand for new apartments
are based on projected tenant-family income, the size disEribution of
tenant households and rent-paying propensities found to be typical in
Ehe areas I consideration also is given to the recent absorption experience
of new rental housing. Thus, they represent a patEern for guidance ln the
producEion of rental housing predicated on foreseeable quantitative and
quaLltative considerations. Indlvidual projects may differ from the
general pattern ln response to specific neighborhood or submarket require-
ihents .



Table I

Emolovment bv Place of Residence
Lake Tahoe HMA, 1960

Lake Valley
Douglas

Gounty, Nev
Ormsby Census

County, Nev. Division Cal. Division Ca1.-
Countya/

Lake Tahoe
Census County6T Area

tota 19/Categorv

Civilian labor force

Unemployed
Percent of labor force

Agrlcul tural ernplo)ment

Nonagrlcul tural employ.

Manufacturing

Nonmanufacturing
Mining
Construction
Trans., comm.r & util.
I{holesale trade
Retail trade
Servlces
Government

Percent PercenE
Number dist. Number dist.

I ,583 3, 384

Percent
Number dist.

3,55O

247
7.O7"

L4

3.289 IOO.O

106 3.2

Percent
dist.

Percent
Number dist.

L4.27"

o

L.269

tol

93t

Number

L,479

2LO

o
202

77
8

203
405
36

772

%ee6

93
5.97"

222
6.67"

56

3, 106 lOO . O

73 2.4

285

L,2O5

82

100. o

6.8

86. 8

100. o

8.O

73.3

355

g, g69

752

100.o

4.L

77.L

14.
3.
1.

16.
31.
9.

1,046
8

LL2
68
20

L46
628
54

2,988
8

527
73
4A

579
L,O72

689

96.2

22.

L,872
o

46L
108
55

518
682
48

56.9 6,937
15

1,3O2
326
L23

L,446
2,7 87

837

15.;
5.1

.6
r6. o
31 .9
2.8

i4.;
3.3
t.7

t5.7
20.7
r.5

2
o
4
3
6
5
2

t7
2
1

18
34

.7
9.3
5.6
L.7

12. L

52.1
5.3

2
7

l
4
3
4
4

t{oE reported 77 5.4

Part of El Dorado CounEy.
Part of Placer County.
Excludes that part of the HMA in I{ashoe County, Nevada.

45 t.4 1 .31 I 39.9

a/
p/
c/

Source: 196O Census of Population.

237 L8.7 L,57o- I 8.8



Table II

Estimated Percentage Distribution of AII Families and Renter Householdsl/ by Annual Income
After Deductlon of Federal Income Tax

Lake Tahoe HllA
1966 and 1968

Leke Tahoe HMA Eotal
1966 1968

North Shore portion
1966

Atl RenEer
Annual famlly lncome fan{lles households famllies househo Ids

Under $3,000
$3,000 - 3,999
4,000 - 4,999
5,000 - 5,999
6,000 - 5,999

r968
All Renter All Renter

famllles households famllles households
A1l Renter

6

5

5

8

9
6
8

10
11

6

4
5

7

7

8

9
I

t8
10
18

100

l0
9

9

l3
I
7

100

8
6

7

9
10

6

3
6

7

8

8

6

8

l0
11

5
4
5
6

7

7

5

8
I

11

ll
IO
l0
l6

5
9

r00

7,000
8,000
9,000

10,000
12,500
15,000

10
9

9

l6
10
15

r00

$9,075

10
9

9

l5
8
9

100

,L25

10
10

9
2L

8

L2
100

11
L2
l0
L2

5

7

100

9

10
8

2L
11
L4

100

- 7,999
- 8,999
- 9,999
-L2,499
- 14, 999
and over
Total

Median income $7,700 $9,575

SouEh Shore porElon

$9,125 $7,750 $9,650 $8,200

Carson CiEy Area portion

$8

t966 r96 8 L966 1 8
Atl Renter All RenEer

fanllles households familles households
A11 Renter Alf Renter

familles households familles households

Under $3,000
$3,000 - 3,999
4,000 - 4,999
5,000 - 5, 999
6,000 - 6,999

l0
7

9

10
ll

9

7

8

9
11

6
4
5
6

8

9

5

7

9
L2

6
5
6

7

t'

7

6

6

7

8

6
4
4
5

7

6

5

8
9

10

9

9
8

15
d

7

100

IO
9

B

T4
7

5
t00

l0
9
8

l6
9

L4
r00

9

9
8

16
l5
L7

100

9

9
9

15
9

7

100

7,000
8, 000
9,000

10, 000
12,500
15,000

- 7,999
- 8,999
- 9,999
-12,499
-14,999
and over
ToEal

10
9
I

L7
L2
l5

100

l0
9

8
l6
t0

9

r00

9

9
7

L7
10
l6

r00

Median lncome

!/ Excludes one-person renter households

Source: Estimat.ed by Housing Market AnalysE

$9, 300 $7 , 900 $9, 825 $8, 350 $8 , 725 $7 , 400 $9 , 200 $7 ,825



Area

HI,IA total

North Shore portion
Placer County, Cal.
Wachoe County, Nev.

Table III

Populatlon Trends
Lake Tahoe, HMA

April 1. 1950 - Aoril- 1. L966'

of 11
1950 960 L966

8.7L7 23.279

Aver annual cha
1950- 19 1 60- 1966

Number r n Number Percen

1".450 9.8 3.650 11.0

L.472
L,322

9.6
9.0

L3.7
9.9

26.8

850m
400

13. 8
(part)
(Parr)a/ 150

1. 182
1, 044

138

6.063
4,L72
1,991

3.838
3,248

590

8.914
7 ,897
1,017

t0.527
8,063
2,464

45. 100

8.800
5,850
2,950

L9.300
16,950
2,350

17.000
13,575
3,425

230
m'

40

770
680

450m
60

South Shore portion
El Dorado County, Ca1. (Part)
Douglas County, Nev. (Part)

Carson City Area portlon
Ornsby County, Nev.
Douglas County, Nev. (Part)

90

20.2
20.2
20.o

6
6
6

5
6
2

L.725
1,500

225

1.075
920
155

t2.8
t2.7
14. 0

8.0
8.7
5.5

al
Er

A1L perlods estlmated by Housing Market Analyst.
Derlved through the use of a formula deslgned to calculate

Sourees: 1950 and 1960 Censuses of Population.
1965 eetlmated by Houslng Market Analyst.

the rate of change on a comPound basls.



Table IV

Household Trends
Lake Tahoe HI.{A

Aori 1 1, 1950 - April 1. L966

As of Aoril 1 1950- 1960ffi/ L960-L966
@/

Average annual

Area

HMA toEal

North Shore portion
Placer County, Cal.
tlashoe County, Nev.

1950

2,690

512
6z

50

1,301
1, 101

200

3,058
2,594

364

3,137
2,346

791

2.950
1, 95O
1,OOO

6.825
5,8OO
1, O25

4.975
4,o75

900

480

75
50
15

270
2tfi

30

135
110

25

270
140
130

625
515
110

L6.4
9.6

26.8

1960 L966

7,495 L4,75O. LO.2 1. 200 11.3

(part)
( part )9/

9.3
8.7

13.8

South Shore portion 397
El Dorado County, Cal. (part) 

-344Douglas County, Nev. (part) 53

Carson City Area portion 1.781
Ormsby County, Nev. 1,144
Douglas County, Nev. (part) 537

L9.4
20.6
19.3

L3.4
t2.8
t7.3

7.7
9.3
2.2

305
290

15

5.7
6.4
3.9

al A11 per
b/ Derlved

Sources:

iods estimated by Housing Market Analyst.
through the use of a fomrula designed to calculate Ehe rate of change on a compound basis.

1950 and 1960 Censuses of Housing.
L966 estimated by Housing Market Analyst.



Date and
type of

structure

April 196O:

Table V

Housins Inventory by TVpe of Structure
Lake Tahoe HI,IA

April 1960 and April 1966

North Shore portiorE/ South Shore porEion Carson CiEy portion HllA totats/

One-family!/
Tlrc-family
Mu I tlfani lv

Totals'/

3,L2L
7L
67

6,272
246
476

6,994

9,3OO
575

1,8OO
LL,675

89.7
79.7

2,948
L73
311

3,432

4,325
325
800ffi

85.9
79.3

t2,34L
490
854

13, 585

L7,825
1, OOO

2,750
21,575

90.2
82.6

April 1966:

&re-fanily!/
Two- fanl ly
Multlfarnily

Total

Percent of total

One-fanlly
1960
t966

Two-fanily
1960
t966

Multifami ly

al

3,259

4,2OO
100
150

4,45O

95.8
e4.4

5.O
5.O

3.5
4.9

2.2
2.2

9.1
L4.7

6.8
L5.4

2.O
3.4

3.6
4.6

2
8

1960
L966

6
12.

Excludes that portion of HMA in llashoe County, Nevada. Ttris area contained an estimated 3OO housing units
in 195O and 1,175 unlts in 1966.
Includes trailers.
Differs slightly from the count of all units in these areas because units by type of sEructure l{ere
enumerated on a sample basis.

b/
ir

Sources: 1960 Census of Housing; 1966 estimated by Housing Market Analyst.



Tabtre VI

Resldentlal Houalne Unlts thorlzed bv Bulldlne Pemlrs
By Type of SEruct.ure

Lake Tahoe HllA. 1960-1966

Area and
type of

s truc ture

ToEal unlts

HMA total

NorEh Shore portlon
Placer County (part)
Washoe CounEy (part)

1960 t96t L962 1963 L964

Jan. -
March

1965 L966

983 L.25L 990 1.617 1.877 2.285 L76

159
L42

L7

189
10

L52
120

32

548
45s
93

290
20

270
191

79

37L
r84
187

572
250
322

736
406
330

414
296
118

320
35

285
20L
84

168
L22

46

3l
28

3

r05
45
60

2
0

2
2

0

South Shore port.lon
El Dorado CounEy (part)
Douglas CounEy (partl b/

South Shore porELon
El Dorado CounEy (part) 

,

Douglas CounEy (part) 9/

63s
5.64
62

884
795

89

L7

182
L32
50

r.68
L22
ts

496
4t1

85

2

16
16

0

879
537
342

367

294
184
110

346

796
684
LL2

1.061
857
204

488
45

443
3s9
84

Carson Clty Area
DougLas Lounty (part) E-l
Ormsby County

Carson Clty
Rest of county

Slngle-famlly uniEs:

HUA EoEal

North Shore porEion
Placer County (parc)
Waehoe County (part

Carson CiEy Area
Douglas Lounty (part) !./
Ormsby County

Carson City
ResE of county

t lfaml uniEs:

HMA total

NorEh shore portlon
Placer County (parE)
lJashoe County (part)

775 845 756 969 L,204 L,379 t00

1,9 9

50
307 487
230 387

509nisl

360
2t+8

LL2

567
463
r04

257
187

70

2L2
2

210

229
22L

8

40
q

35
22
13

1l
8

L79
L29
s0E/

L47
130

L7

443
383- g./

60

77 100

t40
t20

20 3

South Shore port.lon
E1 Dorado County (parq) 

.

Douglas County (part) !/

423
332
9l

L25
L23

2

97
97

0

438

92

51
23
28

38
5

33
20
t3

76

20
20

0

54
22
32

277
nsl

645
470
t7s

185
10

L75
L25
50

208

L2
L2

0

L92
190

2

!
0

!
4
0

IE

181
15

L66
116
50

406

193
20

L73
94
79

234

L2
0

L2

237
l5

222
161
61

648 673

77
0

77

44L
191
250

906

322
110
2L2

bJ

-q
0
0

388
384

4

97
0

l8

4L6
387

29

168
10

r58
158

0

Carson Clty Area
Douglas Lorrrrty (part) I /
Orursby County

Carson Clty
Rest of county bJ

130
4s
85
69
l5

232
2

230
200

30

al From Lake Tahoe South Shore Chanber of Cormrerce

ll Estlnated by Houslng MarkeE Analyat.
cl Inctudee 10 publlc houslng unlts.

Sources: Bureau of the Census, C-40 Constructlon ReporEs, and bulldlng
departnent.s of Placer, EL Dorado, Douglas, Ormsby, and Washoe
Counties.



Table VII

Housing Inventory, Tenure, and Total Vacancy Trends
Lake Tahoe HMA. Apr il 1- 1950-Aori1 l- L966

North Shore portion South Shore portion Carson City Area
Part of
Placer
County

462ffi
62.8%
L72

37.2%
2,L32

3,25O

63.5%
402

36.5%
2,L49

Part of
Washoe

le.untvel

50
33

66.0%
L7

34.O%
50

North
Shore
total

65.3%
L,O25

34.7%
2,675

Part of
El Dorado

CountY

Part of
Douglas
County

South
Shore
total

Ormsby
County

Part of Carson
Douglas City Area
County total

H},{A

to ta1Inventory and tenure

Aprtl 1, 1950

Total houslng inventory

Total occupied
Ovner occupied

Percent of total occ.
Renter occupied

Percent of total occ.
Totat vacant

Aprll L. 1960:

Total houelng lnventory

Total occupied
Oener occupied

Percent of rotal occ.
Renter occupled

Percent of total occ.
Total vacant

April 1, 1966:

Total houslng lnventory

Total occupied
Onner occupied

Percent of total occ.
Renter occupied

Percent of total occ.
Total vacant

2 594 100 2,694 3,L79 382 3,561

5L2fr
63.L%
189

36.9%
2,192

1, 301
799

6t.4%
502

38.6%
2,249

53
26

49.L%
27

50.9%
329

3&
225

6L.8%
139

38.2%
681

397
u8

62.5%
L49

37.5%
3,t64

1, 369

L,244
703

56.s%
54L

43.5%
L25

2,494

2.346
L,378

58.7%
958

4L.3%
148

537
339

63.r%
198

36.9%
79

79L6
6L.3%
306

38.7%
L45

1. 781
L,O42

58.5%
739

4L.s%
204

4.97 5
3, 150

63.3%
1,825

36.7%
475

2,690
1, 613

60.o%
L,07 7

40.o%
5, 550

616 1,985 8,240

344fr.
64.5%
L22

35.5%
2,835

300

200
100

50.07"
100

50.07"
100

1.000
475

47.5%
525

52.5"L
L75

2.694
1, 503

59.5%
1,091

40.5%
3,245

5. 800
3,500

60.3%
2,30O

39.7%
3, 950

3. 058
1,828

59.8%
L,23O

40.2%
3,926

3. 137
1,863

59.4%
t,27 4

40.6%
293

7.496
4,49O

59 .9"1
3,006

40.L%
6,468

14.7 50
9,25O

62.7%
5.500

37.3%
8,000

3,550 5,939 1,045 6,994 936 3,430 L3,964

1. 101
699

4,450 L,L75 5,625 9,750 L,925 L1,675 4,350 1, 100

900

5,450 22,750

L. 950
1,450

74.4%
500

25.6%
2,500

1.025
675

55.9%
350

34.L%
900

6.825
4,L75

5L.2%
2,650

38.8%
4,950

4,015
2,575
'63.2%

1,500
36.8%

275

575
63.9%
325

36.L%
200

2.950
L,925

al A11 periods estimated by Housing Market Analyst.

Sourceg: 1950 and 1960 Ceneuses of Housing.
1966 estimated by Hotising Market Analyst.



Vacancy Trends
Lake Tahoe HI'IA

April 1. 1950-Apri1 1. 1966

North Shore portion South Shore portion Carson City Area

Vacancy
cherac teris tic s

April 1, 1950:

Total vacant units

Available vacanE
For eale

Il@eouner vacancy rate
For rent

'Rental vacancv rate
other ,"""ncL/

April 1.1960:

Total vacant unite

Avellable vacant
For eale

Homeosner vacancy rate
For rent

Rental vgcancy rete
other ,"""n&/

Aprl1 1. 1956:

Total vacant units

Avallabte vacant
For sale

Homeovner vacency rate
For rent

Rental vacancv rate
Other ,r.rn&./

Part of
Placer
County

Part of
Waehoe

lsgel
North
Shore
total

2.L%
24

4.6%
2,209

50
2.5%

4.7%
2,57 5

Part of
E1 Dorado

County

Part of
Douglae
CountY

South
Shore
totel

3,L29

3.926

2.7%
L72

L2.3%
3,704

Ormeby
County

Part of Carson
Douglas Clty Area
County totsl

HI.{A

total

2.L32 50 2,L82 2.835 329 3,164 L25 79 204 5.550

5
NA

47
NA
tt
tt

tt

135

35
NA

44
4

.6%
40

6.9%
81

20
1

.3L
19

8.8%
59

U+

5

.5%
59

7.4%
140

42
NA
I

ll

tl

9
35
NA
tl
lt
tt

148 L45

L46
NA
tt
tt

It

5,4O4

6.468

340
89

t.9%
25L
7.7%

6.L28

8.000

650
250
2.6%
400
6.8%

7, 350

2,OgO 45

2.O%
L7

4.L%
2,Llg

2.500 L75

2 2,900 329

2.L49 100 2,249 3.245 581

4L
t7

70fr222
50

10
3

31
L4

L82
46

2.8%

3,06

40a
L.7%

36
20.6%

64L

75
30

4.3%
45

LL.4%
825

r.57"
49

4.87"
78

210
90

3.4%
120
7.4%

65

Z
1

.2%
6

L.9%
138

15
5

.9%
10

3.O%
185

77
T'

L.2%
55

4.t%
216

293

225
95

2.9"L
130
6.6%
250

6

L%

3

13
11.

9%

7

5%

90

50
77"

50
25

25
8%

50
4
4

2

6

50
25

5.O%
25

4.5%
L25

250
75

2.L%
L75
7.L%

3, 700

4. 850

325
105
2.5%
220
7 .7%

4.s25

2.675 3.950 900

100

275 200 475

1

2

a/
yt

A11 periods estimeted by Housing Merket Analyst.
Includes bcth vacant and occupied seasonal units, vacant dllapidated units,
units held off the market for absentee owners or for other reasons.

Sourceg: 1950 and 1960 Censuses of Housiug.
1966 estimated by Housing Market Analyst

units rented or sold and awaiting occupancy, and
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?able X

R ults of FHA sof so ld H

Carson Citv. Nevada
As of Arrprr st 196 and Januarv 19665

Soeculative cons truc tion

Price ranpe

August 1965 survey

15,0OO - $L7,4gg
17,500 - Lg,ggg
20,0o0 - 24,ggg
25,000 - 2g,ggg
30,000 - 34,ggg
35,000 and over

Tot,a1

January 1965 survey:

$12,500 - $14,999
15,000 - L7,4gg
I7,500 - L9,g9g
20,0oo - 24,ggg
25,000 - 2g,gg9
30,o00 - 34,ggg
35,000 and over

Total

Total
comple tions

20
40
19
45
t3

3
140

10
30
48
28
66
16

6
20/+

Preso ld

20
,:

39

10
30
26

7L

Unsold

4
8

19
7

Percent
unsold

42.
55.
6L.

50. 5

Completlons So ld

$
2l
19
45
13

3
101

1;
l1
20

5
3

5C

47.l0
8

25
8

5l

Z

I
6

5

;
6
2

8
3

2

l;
20
44

9
4

95

2;
28
63
l6
4

133

18.
28.
30.
43.

38 28.6

a/ Surveys covered only selected subdivisions with five or more completions during the preceding twelve
months.

Source: Unsold inventory surveys conducted by the Reno Insuring Office.


